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FHA.Houslng Market Analysls
Iewiston-Auburn, Maine, as of December 1, 1970

Foreword

Ttrte analyels has been prepared for the assistance
and guldance of the Federal Houslng Adminlstratlon
ln lts operatlons. The factual lnformatl.on, f lnd-
lnge, and concluslons may be useful also to bulld-
ers, mortgagees, and others concerned with local
houslng problems and trends. Ttre analysis does not
purport to make determinatlons with respect to the
acceptablllty of any partlcular mortgage lneurance
proposale that may be under conslderatlon ln the
subJect locallty.

Ttre factual framework for thls analysie wae devel-
oped by the Economlc and Market Analysls Dlvlslon as
thoroughly as posslble on the basis of lnformatlon
avallable on the tras ofrr date from both local and
natlonal sources. Of course, eetlmates and Judg-
ments made on the baels of tnformatlon avallable
on the rras ofrr date may be uodlfled conslderably
by subsequent market developments.

Ttre prospectlve demand or occupancy potentials ex-
pressed in the analysls are based upon an evalua-
tion of the factors avallable on the rtas ofrr date.
Itrey cannot be construed as forecasts of butlding
activity; rather, they exprees the prospective
houslng productlon which would maintaln a rea8on-
able balance ln demand-supply relatlonshlps under
condlttons analyzed for the rras ofr date.

Department of Houslng and Urban Development
Federal Housing Adnlnletratlon

Economic and Market Analysls Dlvlslon
lfashlngton, D. C.



ANALYSIS OF THE

LEWISTON.AUBURN, MAINE, HOUSING MARKET AREA

AS OF DECEMBER 1 1970
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Summarv and Conclusions

The economy of the Leh'iston-Auburn' Maine' Housing Market Area 1s

dependent on traJe and manufacturing industries, particul.arly the

textile and 1eath", product.industries. Nonagricultural wage and

salaryemploymentin'theHMAaveraged28'5OOworkersduringthefirst
1l monrhs of 1970, with 1?,OOO. jobs in manufacEuring and 15'5OO jobs

in nonman,rtr"t,r.ing. During-the December t97o-December 1972 forecast

perlod, total ''ot't[ti"'''ttural 
wage and salary employment is expected

ro increase by aboit 2OO jobs (1OO annually) '

AsofDecemberlrlgTO,themedianincomeforallfamilies'afterEhe
l"a""ri"" of federat income tax, I^tas approximately $8rIOO; for renEer

households of Ewo or more Persons' Ehe median income was $5'9@'

As of December LIIO, the population of t!r1-TA y"' approximately 88'2OO'

;; ;;"t;"se of "u""i 
49o annually since 1950' The population is

I*p."a.a to increase by about 350 persons annually during the forecast

period.

There$/ereaPProximately2T,6C[.households.inDecembertgTo,again
of abour z:o """.r"iir 

;i""" 1960. The number of households is expected

to increase by about 15O a year during the forecast period'

ThehousinginvenEoryofEheLewiston-AuburnHMAtotaled3l,o25units
as of December tglOr-rePresenting a net gain of about 2'625 over the

April 1g6O inventory. tt" net iicrease in inventc'ry resulEed from

thecomPletionof3'825units'theadditionofTOOtrailers'Ehenet
addition of zt+o units by conversion of large single-family houses into

duplex or multipie famiiy.units' and a net loss o{ about 2'1rc units

through demolition and other causes. There_were aPProximaEely loo

single-farnily ";i;" and approximarely 25 multifamily uniEs under con-

"tri"ti.on 
in the-Lewiston-iuburn HMA as of December l, 1970.

AsofDecemberLgTOrtherewereaboutl'I5Oavailab1e'vacanr'non-
seasonal, nonaiiapidated housing units in the [IMA, a net vacancy ratio

of 4.O percenL.--ippro*imaEely 2OO un'ts were available for sale and

95O uniEs '"'" "uiiable 
for rent' rePresenting sales and renEa1

,a."rr"y ratios "f f'2 percent and 7 '7 percent' respectively'

Theannualdemandfornewprivatelyownedhousingunitsduringthe
December 19ZO-Oecember L972 forecast period i-s estimated aE 29O units'

including faS "i"gie-family 
houses, 5i multifamily housing units' and
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5O mobile homes. There is an occupancy potential for 33O subsidized
housing units under FHA progr.ms in the LewisEon-Auburn HMA during
the next tvro years, as indicated in Ehe discussion of the various
subsidized programs on pages 16 through 1g.

Qualitative distributions of the annual demand for new nonsubsidized
single-famIly houses and urultifamlly units are presented on page 15.



ANALYSIS OF THE

LEWISTON-AUBURN, MAINE, HOUSING MARKET AREA

AS OF DECEMBER I. 1970

Housins rket Area

The Lewlston-Auburn, Maine, Houslng Market Area (HMA) is deftned as Andros-

coggin County excluding the township of Livermore FalIs. For the purpose

of-fnis analysis, Livermore Falls Ls considered to be a seParate housing

market area with its economic base closely tied to the paper-PulP industry
of adjoining Franklin County. Lewiston and Auburn, situated on opposite
banks of Che Androscoggin River' are in the southern part of the HMA,

which is approximately 3O mlles southwest of Augusta, Maine, 27O miles
southeast of Montreal, Canada, and 14O miles norEh of Boston, Massachusetts'

The HMA had an April 1, 1970 population of 871829 Personst according to the

finaL count of the 197O Census. The city of Lewiston had a population of
4Lr77g and the city of Auburn had a population of 24rI51. The HMA is served

by the Maine Central Railroad and by the Greyhound Bus Linesl air trans-
portation is provided by ExecuEive Airlines. The Maine Turnpike' with
interchanges at both Lewiston and Auburn, connects the area with Portland
and Augusta, as does U.S. Route 2O2. State Route 196 extends from Letriston
through Lisbon to the coastal cities of Brunswick and Bath.
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Economy of the Area

CharacLer and HlsLclry

Settlers located in the Lewiston-Auburn area because of the abundant timber
and water resources found there. Industrial development in the area began
in 1834 when a dam and the first textile mill were built. Utilization of
the water power of the Androscoggin River was the key co the expansion of
the Ler.riston-Auburn area as a manufacturing center.

Employment

Qql.re4t Eqtiqale. Nonagricultural wage and salary em1>Ioyment in the LewisEon-
ffiraged28,5oojobsforthefirstniner'ronthsofLg7o,rePre-
senting a loss of about 5OO jobs over the average of ll9rOOO for the first
nine monEhs of 1969. Total employment in manufacturing decreased by 8OO

jobs, comprised of an increase of 3OO jobs in durable goods industries offset
by losses of 3OO jobs in textile-mlll products indust::ies and 8OO jobs in
IeaE.her and leather products industries. Total emplo;.rment in nonmanufacturing
increased by 4O0 jobs during the first nine months of 1970, wiEh increases
of 2OO jobs in wholesale and retail trade, lOO in finirnce, insurance and
real estate, and IOO ln service industries.

Past Trend. There hras a stead y decline in nonagricull:ural wage and salary
ernployment from 27 rlOO jobs in 196O to 25rOoO jobs in L964, a decrease of
2.1OO jobs, or 7.7 percent,. This decline was primariiy the result of heavy
losses of lr6OO jobs in textile mill products industrj:es and 7OO jobs in
leather and leather products plants, not quite offset by increases in the
remaining components. During the 1965-1969 period, hr)wever, there has been
steady growth, from 26,000 jobs in 1965 to 29,OOO job; in L969, an increase
of 11.5 percent. The largest. annual gain occurred be:ween 1965 and 1966,
viiren nonagricuLt.ural wage and salary employment increa.sed from 26rOOO to
:i7,9OO jobs. The most signlficant losses (7OO iobs arrnually) occurred
beEween 1962 and 1963 and between 1963 and L964.

Ll A11 labor force and employment data ln this report pertain to the
Lewiston-Auburn ${SA; however, since the majority of the persons in
the HMA ruork w"lthin the geographical boundaries of the SI"ISA, the SI'{SA

data are represenEative of HMA employment.
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Trend fNo cul t
Lewi buton

r960-I9 9

Average nonagricul Eura1

wage and salarv emplovment

27 
' 
lOC

26,7OO
26'tfiO
25,7OO
25,OOO
26 

'OOO27 ,goo
28,4OO
29,OOO
29,OOO

alW and Sala Em 1 tr
l- tAr

Year-to -Year chanqe
Number PercenE

Year

r960
r 961
1962
1963
1964
t965
1966
L967
l9 58
t969

- 400
- 300
- 700
- 700
1,OOO
I ,9OO

500
600

-1.5
-1.1
-2.6
-2.7
4.0
7.3
I.8
2.L

Source: Maine Employment SecuriEy Commission'

Emplo vment by lndus trv

Manufacturing.Employmeltinnondurablegoodsindustriescomprisedover
g5 percent of totai *Lr,rf".turing employment in 1969. In L969, employment

in che nondurable goods indusrriE..li."i,"t"o :l-3'2OO 
workers in the textile-

millindustry,6,100inleatherandleatherproducts,andgooinfoodand
kindredproducts.-O't'"'nondurablegoodsaccountedforl'8OOjobs'

Duringthelg6o-lg6gdecade,therehasbeenanoveralldeclineinmanu-
facruring, from;-;is; of LL,2o6-j";; ii ]sO! to 13,8.ro jobs in 1e69" rotal

manufacEuring employment d.cr.as.i steadily from 196O to 1964, reaching a

low of l2,OOO 3'f" 'f't" 
the Raytheon Company' an electronics plant' closed'

After tg64, manufacturing employment uegan increasing, reaching the l96o

level of l4r2OO jobs in L967' -This increase was due to the rehiring of

laidoff u*ptoye.l in the textile and leather indust.rie:s and increases in

the durable goods industries. since 1967, Eotal manufacturing has declined

by 4oo jobs t: p"r..r,r). r*proyr."i in textile miIIs declined by 2,loo

jobs (4O percenl;';;;;'igoo-igs"9, in apprgximatetv Ehe same pattern as

roral manufacruring employrlu,lt: *; iLltt"t -and 
ieather products industry

lost 100 5ou" a*ri?g-il" itoo-rg6; period. .M?t. signiflcant are the recent

losses in rhe i;;;;:r-and leatt"i-pl"a"cts.industrv of 700 jobs between

11968 and rqog ali 
'ii" irrt.", il."'oi-an addirionai 800 jobs during rhe

first nine months of 1970.
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[ggg"ufacEuri"g.. Steady galns in nonmanufacturing employment have been
a significant force in overcoming losses in manufacturing employment and
producing a gain in total employment, over the 196O-1969 period. Wholesale
and retail trade and services were the leading industries in nonmanufact.uring
employment gains of 2,3OO jobs (17.8 percent) during the 196O-1969 period.
Wholesale and retail trade gained 9OO jobs (17.3 percent) and service 60O
jobs (L7.6 percent) during the 196O-1959 period. In addition, all of the
nonmanufacturing industries r^rere able to avoid significant Iosses during
Ehe 196O-1964 decline in manufacturing employmentr and thus did not add
further to losses in total emplo1ment.

Unemplorrment

Unemployment has been a continual problem ln the LewisEon-Auburn HMA.
Unemployment averaged 5.4 percent of the qnrk force drrring L969. During
the first nine months of I97o, unemployment has averal;ed 6.1 percent, com-
pared to 5.7 percent, during the first nine months of 1969, and as of
December I97O, the U.S. Department of Labor had added Leuriston-Auburn to
its list of areas having substantial unemployrnent. Ttre highest recent rate
occurred in 1962 when 314@ persons were unemployed (1O.3 percent), and the
lowest ral-e occurred ln 1968 when lr4OO persons were rlnemployed, represent-
ing an unemoloyment rate of 4.2 percent.
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Unemplovment Trend
Lewi s ton-Aubu Housing Market Area

1960-1969

Year

r960
r961
1962
L963
1964
19 65
r966
L967
19 68
t969

Lg6ga/
tg70a/

Number unemploved

216C,0
3,10O
3,4OO
2r9OO
2r8OO
2, O0o
lr5OO
l,4oo
1 ,4OO
IrSOO

1 ,9OO
2 rOOO

Percent unemployed

9
3
3
1

1

5

7
3
2
4

7
9
o
9
9
6
4
4
4
5

1

5.7
6.1

al Average based on first nine months'

Source: Maine Employment Security Commissicn'

Estimated Future Emplovment. During the December 197C-December L972 fore-
@igricu1turatwageandsa1aryemp1oymentisexpectedto
increase by about 100 jobs a year, resulting in a nonagricultural wage

and salary 1eveI of about 28,800 jobs as of December 1, L972. In the first
year of the forecast period some job losses are anticiPated, Particularly
in textiles and in leather and leather products industries. Losses in
textiles are expected to be at least 200 jobs" Overall net losses during
the forecast period in leather and leather products are exPected to be

100 jobs, witir initial losses of 500 jobs during the first year as mar-
ginal operators are forced to close because of an inability to compete

,ith for"ign companies. Historically, however, these marginal operators
have been replaced with other marginal operators who absorb those employees

displaced.. As a result of this process, 400 jobs should be restored by

the end of the forecast period. Gains in durable goods and other non-
durable goods are expected to provide about 100 jobs during the forecast
period concentrated primarily in the second year. Employment in non-
manufacturing should grow steadily at about 200 jobs Per year. Impetus
for this growth should come in wholesale and retail trade, service, and

particularly in the insurance industry.
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Income

As of December 1, L97O, the estlmated median Lncome of all fam{Iies in
the Lewiston-Auburn, Maine HMA was $8r1OO, after deduction of federal
income t,ax; the median annual after-tax income of renter households of
two or more persons $ras $61900. About 12 percent of a1l fanilies and
18 percent of renter households of t$o or more persons had after-tax
incomes below $4,OOO annually as of December 1970. In contrast, about
19 percent of all families and 10 percent of renLer households had annual
aft,er-tax incomes of $12,OOO or more (see table II).
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Demographic FacEors

Population

CurrenE Estimate and Past Trend. According to the 1970 Census, the April 1,
l97O population of the Lewlston-Auburn, MaLne HMA was 87 1829 persons,
reflecting an increase of 41860 (5.8 percent) over the April 1, 1950 popula-
tion of 82,969. The population gain durlng the April 196o-Apri1 1970
period averaged 49O- persons annual1y, representing an increase of O.6
percent a year. The current populatlon in the HMA is estimat-ed to be
88r2OO persons (see table III).

As of April l, L97O, the ciEy of Lewiston had a population of 4Lr779, a
gain of 975 persons (2.4 percent) over the April 1, t95O total of 4O,8O4.
The city of Auburn had a population of 241151 as of April 1, t97O, reflect-
ing a decrease of 298 persons (1.2 percent) from the April 1, 196O rotat
of 241449 persons. The current population in Lewiston is estimat.ed to be
41 r85O persons and in Auburn to be 24rl5o persons.

The largest proportion of population growth has occurred primarily outside
the cities of Lewiston and Auburn. The remainder of the HMA grew by
approximately 4,50O persons during the April I, l95O-Ilecember 1, l97O
period. The higher tax rates of both cities and the crowded environment
of Lewiston has made living in the surrounding townships more desirable.

Net Natural Increase. Duri ng the April t96O-December l97O period, rhe
population of the Lewiston-Auburn, Maine, WA increased by 490 persons
annually and net naEural increase (resident live births minus resident
deaths) averaged 79O persons annually so that the net out-migration from
Ehe HMA averaged approximately 3OO persons a year.

Components of Population Change
Lewiston-Auburn. Maine Housins Market. Area

Aoril 1. 195O-Dec ember 1. I97O

Component

Total populatlon change
Net natural increase
Net migration

al Rounded.

Total change
1960-1970

5.225
gr4oo

-3,17 5

Average annual changea/
1960-1970

490
790

-300

Bureau of Census, Current Population Reports.
Public Health Service, Vital Statistics.
Estimates by Housing Market Analyst.

Source s :
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Estimated FuEure Population. The population of the Lewiston-Auburn HMA

is expected to increase by about 35O persons annually during the next t.uro
years, reaching a total of 88,9OO persons by December 1972. Most of the
population growth should occur in the surrounding townships wiEh some
additional growt,h in the city of Lewiston. The city of Auburn is expected
Lo lose another 25 persons annually to reach a total c'f 24,1OO by December
r97 2.

Households

Current Estimate and Past Trend. In December l97O
mated 27 16C,0 households in the Lewiston-Auburn HMA,
of 2,425 households (9.6 percent) since April 1960.
trends are sho\^rn in table III.

there were an esti-
re'presenting a gain
l,etai I s of househo Id

In April 1970, there were 13r544 households in Lerristcn and 7 1627 house-
holds in Auburn. As of December 1, 197O Lewiston had an estimated I31575
households and Auburn an estimated 7r650 households. Since April 1960,
Ehe number of households has increased in Lewiston by 9OO (7.1 percent)
and in Auburn by 7O (0.9 percent).

The majority of the household growth in the HMA has occurred in the area
surrounding the cities of Lewiston and Auburn. Since April 1960, the
number of households has increased by approxlmately 1,45O (2.9 percent)
in the remalnder of the HMA.

Household Size. The average number of persons per household was calculated
to be 3.1O in December 1970, while the average in 196Ct was 3.2O. The aver-
age number of persons per household in the ciEy of Lev'iston was 2.95 in
December 1970, compared with 3.O8 in Aprl1 t96O; ln tt.e city of Auburn the
al"rerage number of persons per household wai 3.08 in December 197o, compared
with 3.16 in Aprt1 1960.

Ii'ulure Households. It 1s estimated that during Ehe December l97O-December
L972 forecast perlod the number of households in the HMA wlll increase by
300 (15O annually), reaching a total of 27,9OO by December L972. The
expected increase in household growth, which is less than Ehe average arrnual
increase for the decade, is the result of the expecteo decline in economic
growth in the HMA.

During che forecast period the city of Lewiston is expecEed to gain 1OO

households, while the city of Auburn is expected to gain only 25 households.
The remainder of the HMA is expected to gain 175 households during the fore-
cast period.



Housing Supply

UniEs in struc ture

One uniE
Two or more units
Trallers

TotaI

Sources i

Yea r Built. Based on daEa

construction and demolitio
of the HMA housing invento
1960. Almost 10.4 Percent
I960. ApProximatelY 11.7
percent was built Prior to

9

Housing Market Factors

Housi In to Units n Str re
Lewi ston-Auburn ne 1 rket Ar

April I 1960-December l, 1970

ril I 19 60

Number Percent

13,941
L4,228

242
28,411 loo. o

a

Current Estimate and Past Trend. As of December 1, 1970' there r'uere approxi-
the Lewiston-Auburn HMA' This invenEory

represented a net inlrease of approximately 21625 units over the April 196O

count of 28r4ll, as reported by th" t"tt"o"' The increase in Ehe housing

inrronrorv result.ed from the completion of approximately 31825 units' Ehe
!.r!v..vv-l

addition of 7OO trailers, the net addition of 24O units by conversion of

large single-family houses into duplex or multiple famity units, and a net

loss of abouE Zrl41 units through ienolition and other causes' The increase

in the housing ir,runtory since April 196O averaged about 245 units a yeat'

units in sEructure. About 49.9 percent of all housing units in the Hl'lA

were in one-unit structures as o

changeofo.gpercentagepointfromlg60.Thenumberofmobilehomesin
the HMA has quaar,-rpi"a"ti"ce 196o, however, from 242 to 95O' As a percentage

of the total housing invenEory, mobile homes increased from o'9 percent in

196O to 3.1 percent"in lg7o. The number of units in sEructures with two or

more uniEs increased from 14,22g in 196O to 14,6OO in 1970; however, their

relativep"'c.ntageofthehousingsupplydecreasedfrom5o.lp<,rcentin
1960 ro 47 .O in 1970.

o
1

49
50
o.9

Decembe I 19 o

Number Percent

L5,47 5
14,600

950
31,O25

49

3.1
I

9
o

o

47.

oo

1960 Census of Housing;
I97O estimated by Housing Market Analyst'

derived from the 196O Census of Housing and on

n data, it is estimated that about 14'6 percent
.V 

"" 
of O.".rnber 197O has been built since March

of tt,. Eotal has been built between 1949 and

p;;";;; ,""-u"irt between 193o and L949' and 63'3

19 30.
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Housine LnveqtoJv bvJeflq .Fqi1.t_
Lerriston-Auburn. Maine. Houslns Market Area

As of December 1. l9ZO+rt r I it 1,-; -r;

Housi uni ts
Year built

April 196O - Dec. I97O
1959 - March 196O
1955 - 1958
1950 - 1954
tgryJ. - 1949
1930 - 1939
L929 or earller

Total

Number Percent

L4.6
L.7
4.O
4.8
6.s
5.2

63.2
100.o

4,525
525

I ,25O
I ,5OO
2,O25
1 ,600

l9 I 600
31rO25

Source: Estimated by Housing Market Analyst, based on 1960 Census
of Housing, €rnd local construction and demolition data.

Conditioq. Assuming that most of the new units added Eo the housing inven-
tory after March 196O were of sound construclion and rontained complete
;:lumbing faci-lities, that most of the units removed b1, dernolitions and
other causes were substandardr and allowlng for impro\enenEs to the exist-
ing sEock, it is estimated that about 3,5OO housing units (11.6 percent
of total housing inventory) were dilapldated or lackecl one or more plumb-
ing facilities as of December 1, 1970. The 196O Censr,s of Housing indicated
that ah:ut 21 percent of the housing inventory of the HMA was dilapidated
or deficient in p1r:mbing.

i.s-)sidential Bui ldine

.:.:;erlsl. Approximately 3,950 residential unitsl including 36O units of public
hurrsing and 3O8 units of Section 221(d)(3) BMIR housing \^rere authorized or sterted
in the HMA between January 196O and December 1970.1/ ApproximateLy 21675
of these units r,,rere in the urban centers of Lewtston and Auburn and the
remainder (1r275) were outside the central cities. Construction of single'
family houses declined from 196O Eo 1964 as the econor.y of the area weakened,
reaching a low of 165 houses In 1964. After L964, single-family buiiding
acLivity picked up, reaching a hlgh of 345 houses in 1969, afLer a slight
decline in 1968. For the overall period from January 196O to December L,
197O, single-faml1y construction has averaged approximately 275 houses a
year. During the first eleven months of 197O, 287 new single-family houses
were authorized or started ln Ehe HMA. It is expected that about 29O units

Ll Includes units auEhorized by buildlng permits and estimates of units
sEarted outside permit.-issuing places.



1I

will be started in the HI'IA during 197O. Multifamily construction f rom l95O
through 1966 averaged 20 uniEs a year. In contrast, significant multifamily
construction has been concentrated in the latt.er half of the decade, with
an average of 22O units a year constructed from 1967 through November I97O.
The total, however, includes 36O units of public housing for the elderly
and 3o8 units of section 221(d)(3) BMrR housing. Ttre majoriry of ttre-p-ri_
vately financed construction has occurred withln and immediatlfy surrounding
the city limits of Auburn and.Leuiston. for trends in residential buildineactivity see table IV.

Units Currently Under Construction. Based on a postal vacancy survey con-
ducted in December 1970, on building permit data, supplemental data obtained
in the Lewiston-Auburn HMAr and personal observations, it is estimated that.
Ehere were abouE lOO single-family houses and 25 multifamily units under
consEruction in the Lewiston-Auburn HMA as of December l, L97O.

Demolitions and Other Inventorv Losses. There was a net loss of about 2rl4)
units from the housing inventory of the HMA between April 196O and December
1970, including approximately 11225 units in Lewiston, 44o in Auburn, and
475 units in the remainder of the FIMA. It is expected that during the
December l, l97O-December 1, L972 forecast period there wilI be approxi-
mately 3OO units demolished in the HMA.

Tenure

As of December 1, 1970, there were an estimated l6r3OO oh,ner-occupied hous-
ing units in the Lewiston-Auburn HMA, representing approximately 59.1 percent
of all occupied housing units. Renter-occupied units toEaled 1l,3oo,
representing 4O.9 percent of all occupied housing units. The olrner-occupancy
rate was higher as of December l97O than in April 1960, when the Census of
Housing reported a rate of 54 percent. Renter-occupancy declined from 46
percent in 1960 to 41 percent as of December 1, 1970. For a complete tenure
breakdown see table V.

Vacancv

i950 Census The 196o census of Housing reported 11056 vacant, nonseasonal,
nondilapidaEed houslng units in the Lewiston-Auburn HMA available for sale
or rent, equivalent to a net vacancy rat,e of 4.o percent. VacanE units
avallable for sale totaled 2O1, indicating a homeowner vacancy rate of 1.5
percent. The 855 units available for rent reflected a rental vacancy rate
of 6.9 percent (see table V).

December 197O Postal VacancY Survev. A postal vacancy survey was conducted
in the Lewiston-Auburn HMA in December 197O which covered 23,99O deliveries
to residences and apartments and 552 possible deLiveries'to mobile homes,
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or abouE 79 percent of Ehe total housing invenLory. An overall vacancy
rate of 3.1 percent was indicated in residences and apartments. The 122
vacanE residences and 631 vacant apartments represented vacancy rates of
1.1 pereent and 4.9 percent, respectively. The results of the survey are
shown in table VI.

Current Estimate. Based on the December 197O postal rracancy survey' oEher
vacancy data, and on personal observation in Ehe HMA, it is estimated rhat
Ehere were about lrl5o vacant housing units available for sale or rent as
of December 1, 1970, reflecting a Eotal vacancy rate of 4.O percent. There
were about 2OO vacant units available for sa1e, reflecting a homeowner
vacancy rate of 1.2 percent, and 95O vacant units ava..llable for rent,
reflecting a rental vacancy rate of 7.8 percent.

Sales Market

The market for new and existing nonsubsidized sales housing was in a reason-
able balance in December 1970, as lndicated by Ehe 1.2 percent vacancy raEe.
Loca1 sources indicated thaE the majority of the buil.rling activity has been
in the $17r5OO to $25rOOO price range. There is gene',:al concern, however,
that recent layoffs in the textile and leather produc:s industries could
affect the demand for lower-priced housing and buildecs inEend to limit
future offerings until the absorptive capacicy of thi; price range has been
established. Building activity in this price class h,rs been occurring in
the o-n1y active subdivision in the area. and on scatter:ed lots throughout
tne nue. Demand for new sales houslngln the price classes above

$25rOOO has been minimal, and is being satisfied on a contract basis. Home

building above $25,OOO has been occurring on scattered lots in the northern
section of LewisEon and in Ehe southwesEern section oE Auburn. High con-
struction costs, induced by the need for extra heatin;; and insulation, have
been the primary causes for a minimum price of $17r5O) for new sales housing.
Tirere is, however, significant demand below this level. The recent increased
acr"ivity in mobile homes represents an attempt to satlsfy this demand. List-
i..gs for existing good qualiEy homes in the $I3,OOO to $IT'OOO range are
scarce. Demand for medium and higher priced existing homes appears to be
constant, with the number of listings unchanged from a year ago.

Re aL Market

Rental accommodations in the Lewiston-Auburn area are characterized by o1d
t.hree-, four-, and five-story wooden, rtalk-up structures; because of zoning,
these are concentraEed primarily in the inner sections of Lewiston and
Auburn. Gross rents for these uniEs are typicalty $i 5 to $2O per week,
for a three-bedroom unit. The vacancy rate of 7.7 percent, which is derived
primarily from these units, would indicate a somewhat soft market. The
nr:ljoriEy of these vacancies, however are occurring in the upper stories
of these structures whlch, because of their age and general lack of adequate
heating: are generally noncompetltive.
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Several factors have tended to discourage new multifamily construction in
Ehe HMA. Both Ehe city of Lewiston aqd the city of Auburn have been

reluctant in grantilg iuq,.r".ts for zoning changes from slngle-family to
multifamily residence. In addltion, local lenders have declined to make

loans on large multifamily complexes because of the high cosEs involved
in consEructing uniEs adequately protected agalnst the exEreme winter
weather.

During Ehe decade, approximatelf I50 new garden-style units l^rere constructed
and rEadily absorbed in the H!lA. Gross rents Eyplcally are between $120

and $146 for a one-bedroom unit and between $t4O and $160 for a two-bedroom

unit. The remainder of the new mulEifamily construction consists of duplex,
tri-plex, and four-plex structures built on scattered lots in the cities
of Alburn and Lewiston and the townships immediately surrounding them.

Gross rents for Ehese units typically are between $I1O and $I3O per month

for a one-bedroom unit, $13O to $15O for a two-bedroom unit, and $14O to

$16O for a three-bedroom unit'

Urban Re newal

There are two urban renewal authorities in the HMA, one in Lewiston and the
other located in Auburn. The Lewiston Renewal Authority has at present
one project, Maine number R-9, under management. The project is reported
to be 85 percent complete. Presently a public housing project for the
elderly occupies part of the site, with the oEher portion zoned for commer-

cial and municiPal use.

The Auburn Renewal Authority has one commercial renewal project under
management, Great Falls R-18, which is approximately 50 percent complete.
tn addition, Auburn also has a Code Enforcement project, E-2, in progress.
The 2O families and 2O individuals displaced to date by these projects
have been successfully relocated'

EHA Pa rti ci pation

During the 196o-June 197O period, approximately 1rI65 home morEgages were

insurld by the FHA in the Lewiston-Auburn, HMA, an average of about IIO
annuall,y. The yearly total ranged from a low of 78 in 1962 to a high of
I83 in Lg65, Approximately 1rO37 of Ehe mortgages were insured under
Section 2O3 of the National Housing Act, 32 under Section 22lG)(2), 85
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under Section 222, flve under Sectlon 223G1 €nd slx under Section 235;nine additlonal units were insured under Section 235 from June l97o toDecember 1, 1970. About gg percent of the u0lt6 insured were exisEing
l?y:" and 12 percent were new, There have been 76 foreclosures since1960' Approximately 3o8 multifamily units were insured under secrion22LG) (3) BMIR.

Public Ho 1nP

There are two Pub1ic Housing Authorities in Ehe Ler,riston-Auburn HMA. TheLetristcn Housing Authority ha" tr* projects for the elderly under manage-ment; one is a lo7-unit project which is completed ancl fuliy occupied; theother is a 153-unit projlct which, as of Declmber 1, rg7o, was compretedand awaiting occupancy. There were 225 elderly persorrs on the waiting listin Lewiston.

The Auburn Housing Authority has one loo-unit projecE of housing for theelderly under management. There are no vacancies in this project and 5oelderly persons are on the waitlng lisg.. At present, there is no low-rentpublic housing for families iri th; HMA. F--
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Demand for Hou s1.nq

QuantiEative Demand

The demand for new housing in the Lewiston-Auburn HMA during the two-year

p"ii.J ""ding 
December I , 1972 is based on the projected growth of the

.,u*be, of households during each of Ehe next two years. To this basic

factor, adjustments are made for units expected to be lost from the housing

invenEory and consideration is given to the current level of vacancies and

new construction. Based on these considerationso the demand for addiLional

privatelyownednonsubsidizedhousingunitsintheHMAisanestimated
ls5unitsayeatinsingle-famllyhomes,55unitsayearinmultifamily
unitsrandanestimated5Omobilehomesayear'Thisdecreaseindemand'
as compared to recent years' is expected as the result of the decline in

""ono*i. 
growth and employment in the HMA'

Qu itati ve Demand

Single-familvHousing.Based'onthedistributionoftheLewiston-Auburn
HMA families by ffir.rt annual after-tax income, on Ehe proportion of
income area famiiiu" typically pay for sales housing, and on recent market

experience,demandfor.newsingle-familyhousesisexpectedtoapproximate
Ehe sales price pattern presenEed in the following table'

Estimat ed Annual D for New Sing 1e-Fami. 1y Houses

Lewi s ton-Auburn Ma ine. Hous ins Market Area
Decem ber l. I97O -December I 197 2

Number of units
Sa 1e s price

Under
$20,OOO

22,5OO
25, OOO

30,OOO
34,OOO

$2O, OOO

- 22,499
- 24,999
- 29,999
- 34,999

and over
Total

50
40
30
20
15
30

185

Source: EsEimated by Housing llarket Analyst'

MultifamilvHousirr8.Duringtheforecastperiod,iEisestimatedEhatthere
is a demand for ffi ,r., nonsubsidized multifamily units' an average of 55

ayear.The"t.""gu"tdemandfornewmultifamilyunitsisforone-andtwo-
bedroom units at-gioss monthly rents of abouE $150 for one-bedroom units

and $17O for two-bedroom units'
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0ccuoa nc Potenri a1 for Subsidized Housins

Ferderal assj stance in financing costs for new housing for low- or nrorlt'raLe-
i ncttmrr fanri litrs may be: pr'ovided through a numbc:r of cliff ert:nt programs
aclminisL(rrod by FHA: monthly rent supplements in rental projects financed
uncler Section 221(d) (3); parEial payment of interest on home mr:rtgages
insured under Section 235; partial interest payment on project mortgages
insured under Section 236; and federal assistance to local housing author-
ities for low-rent public housing.

The estimated occupancy potentials for subsidized housing are designed
to determine, for each program, (1) the number of families and individuals
who can be served under the program and O) the proportion of Ehese house-
holds that can reasonably be expecEed to seek new subs,idized housing during
E.he forecast period. Household eligibility for the Section 235 and SecEion
236 programs is determined primarily by evidence that household or family
income is below established limits but sufficient to pay Lhe minimum achiev-
able rent c,r monthly payment for Ehe specified progran,. rnsofar as the
income requlrement is concerned, all families and individuals with income
below the income limits are assumed to be eligible for public housing and
rent ;upplement; there may be other requirements for eligibility, partic-
ularly the requirement that current living quarters be substandard for
families to be eligible for rent supplements. Some families may be alter-
natively eligible for assistanee under more than one cf these programs or
under other assistance programs using federal or stat€ support. The tot.al
occupancy potential for federally assisted housing approximates the sum
of the potentials for public housing and Section 236 housing. For the Lewiston-
Auburn HMA, the total occupancy potential is estimated to be 33O units
annually (see table VII).

The annual occupancy potentials!/ discussed below are based upon 1970 incomes,
[he occupancy of substandard housing, estimates of the elderly population,
i:rcome limits in effect on December 1 , 1970, and on available market
experi ur"".2/

Sales Housing under Sec Eion 235.
to moderate-income families under
exception income 1lmits, there is
homes annually during each of the

Sales housing can be provided for low-
the provisions of Section 235. With
an occupancy potential for about 155
next tr^ro years . Under regul ar l imi t s

L/ The occupancy potentials referred to in this analysis have been calcu-
lated to reflect the strength of the market in view of existing vacancy.
The successful attalnment of the calculated potentials for subsidized
housing may well depend upon construction in suitable accessible loca-
tions, as well as distribution of rents and sales prices over the
complete range attainable for housing under the specified programs.

Zl Families with income inadequate to purchase or rent nonsubsidized hous-
ing generally are eligible for one form or another of subsidized housing"
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the porential would be about 100 homes a year. All families eligible for
Section 235 housing are also eligible under Section 236 but are not additive
thereto

As of December t, 1970, approximately 15 homes had been insured in the
Lewiston-Auburn HMA under the Section 235 program. In addition, 15 firm
commitments and 50 conditional connnitments have been issued. Should
these 65 units be insured they would satisfy approximately 4O percent of
the first year occupancy poEential under exception income limiEs and 65

percent under regular limits.

Rental Units Under Section 236.
provided under
annual occuPanc

Section 236. With
y potenti aL fot l7

Moderately-priced rerrtal units can be
exception income lirnits, there is an

5 units of Section 236 housing, including
individuals. Based on regular income

s would be only lOO :nits a year, but
Id be virtually unch,rnged. A11 cf the
) also are eligible for public'hciusing

2O units for elderlY families and

limits, the PoEential for familie
Ehe potenqi3l- for the elderlY wou

etdeity (buf 3one of the families
(see table VII).

Currently, there is no SecEion 236 housing built or in any stage of develop-
ment in Ehe Lewiston-Auburn HMA. There is one Section 221(d)(3) BMIR
project in the tMA. This project consists of two stailes with a first
!tug" of L52 units and a second stage of 156 units. Iiach section is evenly
divided between t.wo- and three-bedroom uniLs. Gross :ents are $116 for a
two-bedroom unit and $135 for a three-bedroom unit. ifhe first section was
readily absorbed. The second section, however, which has been open approxi-
mately eleven months, has experienced some difficulty in. absorbing three-bedroom
units, with eight out of seventy-eight units still vacant, as of December 1, 1970"

public Housing and Rg{rt Slrpplement. Rent Supplement etnd Public Housing pro-
grams serve "s"..,tiilly 

the same low-income householdsi. The principal
iiff"ru.,"es arise from the manner in whicn net income is computed for each

program and other eligibility requirements. The annual occupancy potential
ior publ:_c housing is estimated to be 130 units for families and 35 units
for the elderly. About thirty percent of the elderly also are eligible
for housing under Section 236" ln the case of the more restrictive rent-
suppLement program, the potential for families would be about 65 percent
of'that indicated for public housing, while the potential for the elderly
would remain unchanged'
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As of December 1, 1970, there were 5O units of low rent public housing for
families planned for Auburn to begin in the spring of 1971. These units
should satisfy approxlmately 4O percent of the first year occupancy poten-
tial for families. In addition an application has been submitted for 15O
units of family public housing in Lewlston. If approved, this project
would satisfy the remainder of the first year occupancy potential for fami-
lies and 7O units of the second year potential for fanilies. As of December
1, L97O, there were no rent supplement projects in the Lewiston-Auburn HMA
and no units were in any stage of development.



Table I

Labor Force Trends4/
Lew'iston-Auburn, Maine, Housing MarkeE Area

Annual Averaaes 1960-197O
(in Ehousands)

30.8
2.4
9.. I

29.5

26.7

13.9
1.8

29.O

Wage and salary

Manufacturi ng
Durable goods

Noodurable goods
Food & kindred products
Textile-mi11 products
Leather & Ieather products

Footwear, except rubber
Other leather & leaEher prods.

OEher nondurable goods

Norunanufac t uri ng
Contract construction
TransportaEion & public utilit.ies
Wholesale & retail Erade
Fin., ins., & real estate
Service & other nonmanufacturing
Government

1960 1961 1962 1963

33.O 33.2 33.O 3L.7
2.6 3.1 3.4 2.9
7 .9 9 .3 10.3 9.1

I 969

33. 3

28.8 2E.O 28.9 3O.7 31.r 3r.5 31.5
0.6 0,6 0.6 0.5 0.4 ().3 0.3

28.2 27.4 28.3 30.2 9.7 31.2 3t.2

30.1 29 ,6
0.6 0.6

30. 4
o.5

29.9

13.8
1.7

28.4 29 -O 2q-O

L4.2 14.1 13.8
1.5 t.4 1.8

r3.5 t2.9 12.O t2.5

t964 r965 1966

32.230. 9

r967 t 968

32.9
L.4
4.2

Jan. l -
Sept.3O

I 969

33 .4
r.9
5.7

Jan. l -
SepE.3O

I 970

33.O
2.O
6.t

28- s

l3.o
2.O

Total labor force
Unenployment
Percent of labor force

Total cr[ploynr€nt
Atficul tur€
l{onagrlcul ture

1.8
5.4

1.5
4.7

2.O
6.5

32.5
L.4
4.3

3r. s
o.3

3l .2

30.9
o.3

30.5

27 .l

t4.2
l.l

29-! 25.7 2s -O 26.0 27 .9

14. I
1.1

29.O

)) 1.7 0.9 0.9

t2.9 r2.8 13.O 13.4

13.1
o.7
5.3
6.2

(5.s)
(o.7)
o.9

l3.o
o.8
3.8
6.6

(5.9
(o. 7
1.8

ll
o
3

5
(4
(o

1

1.1
o.9
5.O
o.8
3.5
t.7

ll .2
o.7
3.9
5.4

(4.6)
(o.8)
1.2

1.O
oo
5.O
o.8
J.+
r.7

t2.t 11 .3
o .7 0.7
4.4 4.o
6.0 5.4

(5.3) (4.7\
(o.7) (o.7)

1 .O 1.2

L.2
o.9
5.O
o.8
3.4
t,6

o.9
5.1
o.8
3.3
1.6

o.9

o.8
3.4
1.5

o
9

9
4
8
6

8

o
o
6
6

I
7
o

7
7
7
5
9
6
8

ll
o
3
6

(5
(o
I

I
8

7
5
6

9

1

4
9
2

9
I
o

1.
o.
6-
o.
4.

t2
o
3
6

(s
(o
I

1.2
o.9
5.6
o.9
3.8
1.8

1.3
o.9
5.4
o.9
3.5
1.8

6
8
J

I
2
9
4

1.2
o.9
5.1
o.8
3.6
1.8

13
o
3
5

(6
(o
I

t.3
o.9
5.7
o.8
4.O
1.9

t2.o
o.9
3.2
5.1

(s.4)
(o.7 )
1.8

1.4
o.9
6.1
o.8
4.O
2.O

tl
o
2

5
(4
(o
t

L2 .2
o.9
3.2
6.2

(5.5)
(o.6)
1.9

1.4
o.9
6.o
o.8
4.o
2.O

t2.9 12.8
1.1 l.r

15. 515.113.8 r4-2 14.6 15.2

a/ Data exclude domestics in private households, proprieEors, self-employed and unpaid family workers

Source: Maine Emplcyment Securicv Commission.



Table II

Estimated Percentase Distribution of All Families and Renter
Households Bv Income After Ded llc tio nof Federal I ncome Tax
Lewiston-Auburn. Maine. Housi np Market Area. 1959 and 1970

19 59 L970

U

2
.)
J

4
5
6

7
8

$

Annual after-
tax incomes

,OOO

,999
,999
,999
,999
,999
,999
,999

g,ooo - 91999
lO,OuO - lOr999
11,OOO - 1I,999
12,OOO - L2,999
t. 3, ooo - I3,999
t4,ooo - L4,999
15,OOO and over

TotaI

Median

nd $2
2

3
4
5
6

7
8

er
ooo
ooo
oo0
ooo
ooo
ooo
ooo

Atl
families

I
l2
15
2A
I6
1I

6
5

Renter
household sa/

L2
15
2L
22
13-

7
4
3

100

$4,1OO

A11
families

I
4
7
7

10
to
11
lo

Renter
householdss/

2

7

9
10
t2
I3
10

9

100

$6,9O0

2

2

1

I
I
o

_q
100

4,goo

9
6
6

5
3
2

9

T

t
1

o
o
o
o

7
7
4
I

1

6

$

too

$8, lOO

g/ Rent.er households of two or more persons.

$nurce: Estimated by Housing Marker Analyst.



T,eble lll

Populat i on and Flousehold Trends
Lewi ston-Auburn . Ilai ne - Housi ns llarket Area

ril I 60-December I 2

Dec. 1 ,
197 2

1 960- 1 970
Average annual change s

1

April I,
960

82,969
40,8O4
24,449
L7 ,716

25,182
L2,67 2

7r58O
4,930

April 1,
I 970

87,829
41,179
24,r5L
21,899

27,439
t3,544
7,627
6,269

Dec. 1,
l9 o

88,2OO
4l ,85O
24,150
22,2OO

27 ,6C,0
13,57 5

7,650
6,37 5

88,9OO
42,15O
24,LOO
22,650

27 ,9OO
L3,67 4
7,675
6, 550

l960-Dec. L97O

Number Rat / ltumberq/ Rateb/
1910-L91 2

N.-,"u"ic7 ffi;hu

Population

HMA total
Lewi ston
Auburn
Remainder

Househo I d s

HMA total
Lewi ston
Auburn
Remainder

486
98

-30
418

225
87

5
133

490
100
-30
420

230
90
10

130

360
i50

atr

'), \

150
50
10
90

.6
)

-.1
2.L

.6
)

-.1
2.1

4
3

I
oi

2 2

9

7
1

4

5
4
t
4

9
7
I
4 1

a/ Rounded.
Et Derived through the use of a formula designed to calculate the

Sources: l96O and t97O Censuses of Population and Housing and esti

percentage raEe of change on a compound basis.

mates by Housing Market AnalYst.



Table IV

Resi dtrrr Lial Buildine Ac Livi Lv

Lewi s to -Auburn, Maine Housing, Market Area

'I'otal resirlential constrttcti on

1960-t970

Au thori zed constructionS/
Built outside permit

suinq places b/

Year ToLal

1960 389
1961 342
L962 274
1963 233
t964 L69
1965 214
t966 2s7
L967 465
1968 370
1969 7L3
197O(11 mos ") 524

Total 3,950

a/
Lt
cl
9/
e/
Li

Based on
Based on
Inc lude s
Includes
Incl ude s
Includes

Sr>urces: U

Single-
faml I v

MuIti-
fami I v To tal

Single-
fami I y

Mul ti -
fami 1v Total

505

SingIe-
fami I v

50
50
50
/+O

30
35
tfi
55
45
60
50

505

Mul Ei -
familr'

3s3
32L
262
223
165
L97
2L7
295
259
345
287

2,924

36
2L
L2
IO

4
t1
m

t7ioc/
llrd/
358e/c,
2371t

L,026

339
292
224
193
r39
L79
2t7
4to
325
6s3
474

3,445

303
27L
2L2
183
135
L62
t77
2t$
2L4
285
237

2,419

36
2L
L2
to

4
L7
40

L70c/
lIid/
368e/

_nE/
1,026

50
50
50
40
30
35
40
55
45
60
50

total permits issued in all permit issuing places in the HMA.

Androscoggil ValIey Regional Planning Commissicn reports and estimates by Housing Market Analysl'
1O7 units cf public hcu:ilg i:: Lcru'islcn.
IOO units of pubtic housing in Auburn.
3O8 uniEs of Section 22r(d)(3) BMIR housing in Lewiston.
153 units oi public housing in LewisEon'

S. Bureau the Census and loca1 building permit-issuing places"



Table V

E Area
Lewi s

April 19 60-December 1970

Co moonent

TotaI housing suPPlY

Occupied housing units
Owner -occuPied

Percent
Renter -occuPied

Percent

Vacant housing units
Available vacant

For sale
Homeowner vacancy rate

For rent
Renter vacancy raEe

0ther vacant6/

April
r960

28 r4ll-

25,182
1 3, 587

54.O7.
11,595

45.O%

Apri I
1970

30,795

27 1439
16, 159

s8.9%
11,28O

4r.t%

87"

2 r2O7

December
19 o

3I,025

3,229
l ro56

201
1.57"
855
6.e%

2rL73

27 ,6C0
I 6, 3OO

59.L%
lI,3OO

t+O.9%

3,425
t,l50

200
r.27"
950
1 .87"

2,27 5

3r3
Irl

I
I
9

7

)"1

55
48
97

5I

a/IncludesSeasonalunits'dilapidatedunits,unitssoldorrentedand
awaiting o"tl'pt""V' and units held off the market'

Sources: U.S. Census of Housing' 1960 and adv-ance report for I97O'

December 197O estimated by Housing Market AnaIysE'
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Totrl mrrif,lc
dr:lritrier A[% Nto
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fphrn

Iffi.tc
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2t-990

Er2 l3

14.355

111212
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,.4

2.9

1.2

?.u

273

3ed

58

11.135

4,r8O

5,{r9

1r096

uil
281

4V

6()

I!tE 122 r.l ll0 12 69

n1.6657t6
25 0.5 22 r 46

252.t2127

r2.855

3,633

8r896

,26

631 4-9 605 ?6 25

209 5.8 208 I I
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$3
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i59
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817

27
28 
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I $.1
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Estimated Annual Occ

Table VII

c Potential for Subsidized Rental Housi
r et rea

Decerrber I , 197O -December 1 t97 2

Section 236a/ Public housing
exclus ve 1v exclusi1

Etigible for
boEh programs

5
5

10

Total for
both programs

A. Families

1 bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

B. EIderIv

Effi ci ency
I bedroom

To tal

20
75
45
t5

I55

5
5

10

o
o
o
q
o 130

20
55
35
20

m
130
80
35

285

35
to
45

25
o

25

al EstimaEes are based uPon excepEion income Iimits'
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